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Rice Advisory provides financial advisory and consulting services to municipalities, governmental agencies/authorities, utility systems, school boards,
colleges/universities and other entities, including corporate clients. This communication does not constitute an offer to sell or to purchase securities, nor a
solicitation of an offer to sell or to purchase securities or other financial instruments or to participate in any trading strategy. Rice Advisory does not give
investment advice or make markets in any securities.
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Purpose of our engagement:

• Assess developer’s estimates of 
sales, values and tax revenues at 
Town Madison.

• Evaluate financing options for both 
the City and the Cooperative 
District.

• Quantify the risks to the City under 
a variety of financing structures.

• Develop a financing structure that 
maximizes the immediate flow of 
Town Madison tax revenue for the 
City’s governmental and 
educational use.

• Provide oversight of the marketing, 
sale and closing of both the District 
and City elements of the overall 
financing.
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Assessment of Developer’s Estimates

• Process of analysis began in March 2021.

• Initial analysis revealed that the Developer and its investment bankers had prepared 
a cash flow forecast that was generally well-conceived and conservative.

• Our early analysis indicated that tax revenues from Town Madison were insufficient to 
support both the refinancing of the existing District Bond and full construction of the I-
565 interchange.

• As leasing efforts continued, it became evident that a new revenue stream would be 
needed to bolster the overall prospects for success.

• The idea of the City’s annexing a portion of the Clift Farm shopping center (in 
particular, the Publix Supermarket there) began to circulate and gain momentum.

• By summer 2022 it became evident that the number of signed leases, tenants 
beginning to open for business and the signing of the 103,000 square-foot BJ’s 
Wholesale Club would, together with the sales tax revenue from the Clift Farm Publix 
annexation, support the financing of the entire project, including the highway 
interchange, even considering increased interest rates.    
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Assessment of Developer’s Estimates (continued)
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Assessment of Developer’s Estimates (continued)
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Assessment of Developer’s Estimates (continued)
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Assessment of Developer’s Estimates (continued)

Town Madison tenants/businesses used in analysis



8

Evaluation of Financing Alternatives

• Initial plan was for one large ($85+ million) District bond issue.

• I-565 interchange would have been District’s responsibility to finance.

• District bonds would be non-rated and carry a higher interest rate.

• 100% District Bonds would have required essentially 100% of non-school Town 
Madison taxes until paid off - - no immediate benefit to the City.

• A lengthy analysis process resulted in decision to issue City G.O. warrants for at least 
the I-565 project. Benefits would include:

! Lower overall interest rate

! Lower fees

! Increased flexibility

! Immediate funds flow to City

• Two possible options, as summarized on the following slides... 
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Evaluation of Financing Alternatives (continued)
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Evaluation of Financing Alternatives (continued)
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Evaluation of Financing Alternatives (continued)
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Evaluation of Financing Alternatives (continued)
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Quantifying the Risk

• Priority # 1: Minimize Risk to the City

• Regardless of ultimate structure, the 
costs of all Town Madison infrastructure, 
including I-565 project, must be covered 
by Town Madison tax revenues!

• As shown at right, the tax revenues from 
Town Madison commercial enterprises 
already leased and/or already open 
cover the underlying debt service by a 
comfortable margin. 

• Assuming continued modest inflation, 
and increasing population and 
commercial activity within Town 
Madison, the margin of safety will 
increase over time.

• Annexation of Publix (estimated annual 
sales $23.3 million) will add about 
$700,000 per year by itself. 
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Ongoing, Unpledged Cash Flow to City and Schools
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Summary of Funding Agreement

• The 2022 Funding Agreement replaces the existing agreement.

• The District will refinance the existing obligation currently owed to Breland. In December the District will issue
a short-term bond to Breland, pending issuance of the capital market bonds in early 2023. The terms of each
will be essentially identical.

• The District bonds will pay (1) the principal and interest on the existing bond, (2) costs of issuance, (3) a debt
service reserve fund and (4) capitalized interest for a period of approximately one year. The District Bonds will
call for some accelerated payment of principal, designed to pay them off in approximately 15 years.

• The new Funding Agreement clarifies certain existing provisions: (1) revenues from the first 3 hotels (the
existing three) are not included; (2) no further project expenses can be charged against the bond amount; and
(3) all financed assets are to be transferred either to the State or to the City.

• Unlike the existing agreement, the new Funding Agreement requires that the City pay only amounts
necessary to cover its share of the debt service and related expenses, rather than devoting the entire project
tax proceeds to pay off the debt. The remainder will be available to pay other obligations of the City.

• In addition to paying debt service on the District Bonds, the City agrees to pay any administrative costs
related to the District and the Bonds, including costs of any audit, trustee fees, etc.

• A form of the Indenture is included as an exhibit to the Funding Agreement. Other than the terms of the
District Bonds to be completed the Indenture cannot be amended without consent from the City.


